
STAYTON PLANNING COMMISSION 

AGENDA 

7:00 pm  Monday, June 29, 2020 

TELECONFERENCE MEETING 

City officials request all citizens that are able, to view the live stream on the City of Stayton’s YouTube 

account to view the meeting from home. Social distancing is essential in reducing the spread of COVID-19. 

The City is using technology to make meetings available to the public without increasing the risk of exposure. 

Please use the following option to view the meeting:  Live Stream on the City of Stayton YouTube 

- https://youtu.be/ykOi3FYICRg 

If you wish to testify as part of a Public Hearing, please read the following: 

 Written Testimony:  It is strongly encouraged that interested parties provide testimony in writing 

prior to the meeting and abstain from attending the meeting in person. Written testimony submitted at 

least two hours prior to the meeting start time will be provided to the Planning Commission in advance 

of the meeting.  Written testimony can be emailed to dfleishman@ci.stayton.or.us.   

 Conference Call:  Should it be necessary to provide verbal testimony, it is recommended that interested 

parties participate via an established City conference call line. Parties interested in participating in this 

manner shall contact City staff at least two hours prior to the meeting start time with their name, 

address, and phone number they will be calling from. Please reach out to dfleishman@ci.stayton.or.us if 

you wish to provide verbal testimony. 

 Participate in Person: Although it is strongly encouraged that people not attend the meeting in 

person, the opportunity will still exist to participate in the meeting at a designated meeting location. 

The method of this participation may include in person public testimony, access to a phone to call into 

meeting via a conference call line, or other available public testimony method as allowed by the Oregon 

State Public Meetings law. Please note that in person meeting attendance will be subject to applicable 

regulations in place at the time of the meeting and are subject to change. 

1. CALL TO ORDER Chair Lewis 

2. MEETING MINUTES – April 27, 2020 

3. LAND USE FILE #5-04/20 – PUBLIC HEARING Applications for annexation, 

Comprehensive Plan amendment and preliminary partition plan approval, Stealth 

Development, LLC, northwest corner Shaff & Golf Club Rds

a. Commencement of Public Hearing 
b. Staff Introduction 
c. Applicant Presentation 
d. Staff Report 
e. Questions from the Commission 
f. Proponents’ Testimony 
g. Opponents’ Testimony 
h. Governmental Agencies 

i. General Testimony 
j. Questions from the Public 
k. Questions from the Commission 
l. Applicant Summary 

m. Staff Summary 
n. Close of Hearing 
o. Commission Deliberation 
p. Commission Decision

4. OTHER BUSINESS 

5. ADJOURN 

 

 

DATE OF NEXT MEETING:   Monday, July 27, 2020 

https://youtu.be/ykOi3FYICRg
mailto:dfleishman@ci.stayton.or.us
mailto:dfleishman@ci.stayton.or.us


 

 

STAYTON PLANNING COMMISSION 

MEETING MINUTES 

Monday, April 27, 2020 

On-line Meeting held over Zoom 

 
COMMISSIONERS:    Jackie Carmichael, Vice-Chair 

  Dixie Ellard 

  Heidi Hazel 

  Ralph Lewis, Chair 

  Richard Lewis 

 

STAFF MEMBER:  Dan Fleishman, Planning & Development Director 

   

OTHERS PRESENT:  Roger Roberts, Alan Kirby 

 

1. CALL TO ORDER:  Chair Lewis called the meeting to order at 7:00. 

2. APPROVAL OF MINUTES:  Hazel moved and Richard Lewis seconded to approve minutes from 

February 24, 2020 as presented.  The motion was approved 4:0.  

3. LAND USE FILE #1-02/20 – PUBLIC HEARING Application for removal of condition of 

approval, Roberts Industries, LLC, Pacific Ct

a. Commencement of Public Hearing – Chairman Lewis opened the hearing and read the 

opening statement.  There were no objections to the notice provided, or the jurisdiction of 

the Planning Commission to review the application.  There were no declarations of biases, 

conflict of interest or ex parte contact by the Commission. 

Commissioner Carmichael joined the meeting. 

b. Staff Introduction  – Fleishman provided a brief introduction to the application 

c. Applicant Presentation – Roger Roberts, Roberts Industries, LLC provided a history of the 

project and his attempt to obtain about 10,000 sq ft of property.  In January 2018, the 

Planning Commission approved the modification of the subdivision, but imposed a 

condition of approval to either document or obtain easements for existing public facilities on 

another portion of the parcel the land he is going to obtain is going to come out of.  That 

parcel is owned by Larry and Gloria Loveberg.  Roberts attempted many times to contact 

Loveberg and was not successful in getting the necessary easements. 

Roberts is now requesting the Planning Commission remove the condition from the approval 

of the subdivision modification. 

d. Staff Report – Fleishman informed the Commission that the request for the condition of 

approval came from the Public works Department, through the City Engineer’s review 

memo at that time.  Whereas Roberts has been unsuccessful in getting the Loveberg’s 

cooperation and whereas the easement is needed on the portion of Loveberg’s property on 

the south side of the Salem Ditch and Roberts is hoping to obtain property on the north side 

of the Salem Ditch, the City Engineer and the Public Works Director have consented to 

removal of the condition. 

e. Questions from the Commission – Richard Lewis asked some questions regarding why the 

original condition was placed.  Fleishman answered the questions. 

f. Proponents’ Testimony – none 



 

 

g. Opponents’ Testimony – none 

h. Governmental Agencies – none 

i. General Testimony – none 

j. Questions from the Public – none 

k. Questions from the Commission – none 

l. Applicant Summary – none 

m. Staff Summary – none 

n. Close of Hearing 

o. Commission Deliberation 

p. Commission Decision – Hazel moved and Carmichael seconded that the Planning 

Commission approve the application of Roger Roberts to remove the condition from the 

approval of the modification of the Roberts Industrial Park subdivision and adopt the draft 

order as presented.  The motion as approved 5-0. 

4. LAND USE FILE #3-04/20 –PUBLIC HEARING Application for Partitioning, North 

Santiam School District 29J, N Evergreen Ave

a. Commencement of Public Hearing– Chairman Lewis opened the hearing and read the 
opening statement.  There were no objections to the notice provided, or the jurisdiction of 
the Planning Commission to review the application.  There were no declarations of biases, 
conflict of interest or ex parte contact by the Commission. 

b. Staff Introduction – Fleishman informed the Commission that this application is for a two-
parcel partitioning of a vacant parcel on the east side of N Evergreen Ave, near W High St. 

c. Applicant Presentation – Alan Kirby, program supervisor of the construction education 
program for North Santiam School District, introduced himself and described the plan to 
partition the property into two parcels.  The NSSD for the past several years has run a 
program in which high school students are involved in home construction.  They are 
completing their second home now and this property will be used for the next two homes.  
The parcel will be divided into two equal-sized parcels.  The filed includes a plan showing 
the trees to be removed.  The District has been in touch with neighbors about tree removal 
and will cooperate with them to assure that the remaining trees are not at risk. 

d. Staff Report – Fleishman presented the staff report and draft order, noting the review 
comments from the City Engineer regarding the need for additional right of way on N 
Evergreen Ave and the need to replace the existing sidewalk.  The recommendation from 
staff includes two conditions of approval regarding dedication of additional right of way and 
submission of engineering plans to accompany applications for building permits.  New 
sidewalk will need to be constructed when homes are built. 

e. Questions from the Commission – There were questions from Richard Lewis regarding the 
tree removal plans.  Fleishman responded that the City does not have standards regarding 
tree removal, so there is not a recommended condition of approval addressing the issue. 

f. Proponents’ Testimony – none 

g. Opponents’ Testimony – none 

h. Governmental Agencies – none 

i. General Testimony – none 

j. Questions from the Public – none 



 

 

k. Questions from the Commission – none 

l. Applicant Summary – none 

m. Staff Summary – none 

n. Close of Hearing 

o. Commission Deliberation – none 

p. Commission Decision – Hazel moved and Carmichael seconded that the Planning 
Commission approve the application of the School District and adopted the draft order as 
presented.  The motion was approved by 5-0.

5. OTHER BUSINESS – None 

 

6. ADJOURN:  Chair Lewis adjourned the meeting at 7:35  
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M E M O R A N D U M 

 

 TO: Chairperson Ralph Lewis and Planning Commission Members 

 FROM: Dan Fleishman, Director of Planning and Development 

 DATE: June 29, 2020 

 SUBJECT: Applications for Annexation, Comprehensive Plan Amendment, and 

Partitioning – Stealth Development LLC  

 120 DAYS ENDS:  not applicable 

 

 

This report presents the Planning Staff’s summary and analysis concerning these applications.  It 

was developed with the input of other City departments and agencies. 

Attached are applications for annexation, comprehensive plan map amendment, and preliminary 

partition plat approval of the 9.6-acre parcel of land at the northwest corner of Shaff Rd and Golf 

Club Rd.  The Comprehensive Plan Map designates this parcel as Commercial.  The applications 

propose annexing the property into the City Limits, partitioning the property into two parcels and 

changing the Comprehensive Plan designation for one of the parcels from Commercial to 

Residential.  The applications request that Commercial General zoning be applied to the parcel at 

the corner and that High Density Residential zoning be applied to the other parcel, to allow for the 

future construction of apartments. 

The application consists of the application forms and narrative, a preliminary partition plan, a 

preliminary site plan showing future development of the parcels, and a Transportation Planning 

Rule analysis. 

An aerial photo from March of 2020 showing the property is on the following page. 

Review comments were received by from Public Works Department through the City Engineer, 

from the City’s transportation engineering consultant, and from Marion County Public Works which 

are included in the packet. 

Staff has the following concerns about the application for partitioning, which are noted in the 

findings and reflected in the recommended conditions of approval: 

 Both Shaff Rd and Golf Club Rd are partially improved and do not have rights of way 

meeting the Design Standards for their functional classification. The applicant has not 

proposed improvements or right of way dedication for either street.  The staff 

recommendation is require dedication of right of way with the recording of the partition plat  
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and a development deferment agreement that obligates future owners/developers of the 

parcels in the partitioning to make the required frontage improvements. 

 The 2019 Transportation System Plan notes that the four-way stop at the intersection of 

Shaff and Golf Club Rds meets warrants for signalization and calls for construction of a 

roundabout.  The roundabout will require additional right of way, as is shown on the 

applicant’s preliminary site plan, but the exact extent of the right of way is yet unknown.  

The staff recommendation is to require dedication of right of way approximating what is 

shown on the preliminary site plan but also requiring the partition plat show a reserve area in 

which construction is prohibited for possible additional right of way acquisition. 

 Typically, land division trips the need to construct frontage improvements.  Because in this 

case development of the property will require future site plan review applications and 

because the design of improvements is unknown at this time, the staff recommendation is to 

defer the requirement for frontage improvements and to require a Development Deferment 

Agreement be recorded obligating future owners/developers of these parcels to construct 

those improvements.  This is similar to what was done for the partitioning across Shaff Rd 

about a year or so ago. 

Staff is recommending several conditions of approval addressing the issues outlined above.   

One of the criterion for approval of an annexation is that there is need in the community for the land 

proposed to annexed.  The Code provide no guidance as to how to determine need.  The application 

narrative has noted that the Comprehensive Plan identified a deficit of 174 multi-family housing 

units through the planning horizon and that the annexation and comprehensive plan amendment 

would address that need.  Some additional information, which is reflected in the draft order is 

presented below. 

The 2013 Stayton Comprehensive Plan update included a Buildable Lands Inventory (BLI).  

The 2013 BLI provides the following information on projected growth and need for additional 

land in the community.  At that time, there were 31 lots comprising 21 acres of vacant land 

inside the City limits in the Commercial Retail, Commercial General and Interchange 

Development Zones.  The Comprehensive Plan noted that three adjacent parcels accounted for 7 

acres, leaving 14 acres of land in 28 parcels and that there was a lack of medium-sized vacant 
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parcels available for commercial uses.  The applicant proposes that 4.4 acres of the property be 

retained as commercial. 

At the time of the 2013 BLI, there were 114 lots comprising 106 acres of vacant land inside the 

City limits in the Low, Medium, and High Density Residential Zones.  The projected population 

for the City in 2030 (at a growth rate of 1.7%) was 11,359 people, requiring an additional 1,281 

dwellings.  To meet that need, the Comprehensive Plan indicates the expected need of additional 

320 acres of residential land to be annexed into the City.   Since the time that analysis was 

conducted, the City has annexed 40 acres of residential land.  Of the land annexed into the City 

since 2013, no land has been zoned High Density Residential. 

There are currently 83 vacant lots totaling 99 acres within the City limits that are residentially 

zoned. 

Only two subdivisions have been platted in the past 10 years.  The total number of lots in each 

and the current status is shown in the table below. 

Recent Subdivisions in Stayton 

Subdivision Name Year Platted No of Lots  Existing Homes Vacant Lots 

Phillips Estates, Phase 2 2014 26 5 21 

Wildlife Meadows 2017 44 42 4 

The vacant lots in Phase 2 of the Phillips Estates subdivision may not be built on until the 

developer rectifies problems with the stormwater system in the subdivision. 

In addition, there is a possible third phase of the Phillips Estates subdivision, accounting for a 

potential of 10 lots, the Lambert Place subdivision with 51 lots, and the E Virginia St Terrace 

subdivision with four lots that have received preliminary plan approval from the Planning 

Commission but not yet been platted with Marion County.  The Lambert Place subdivision is 

expected to be platted during the summer of 2020. 

Though there are 83 parcels totaling 99 acres in the City and residentially zoned, staff estimates 

that there are only 50 parcels totaling 57 acres of vacant property within the City limits that is 

residentially zoned and reasonably available for development.  Lack of utility availability, 

ownership by a governmental entity, wetlands and floodplain issues constrain the ability of the 

remaining land to be available for development.  Within the LD zone there are 34 lots 

reasonably available for development.  In the MD zone there are 15 vacant lots.  There is only 

one vacant lot in the High Density Residential Zone.  With 4 acres, it has the potential capacity 

for 50 to 60 dwelling units. 

The City’s growth rate from 2000 and 2019 has been at an average annual rate of about 0.8%, 

with a population change of 1,050 people.  The Marion County Coordinated Growth projection 

for 2030 is 11,360, reflecting a 1.6% average annual growth rate for the next twenty years.  At a 

1.6% growth rate from the most recent certified population estimate of the City, there would be 

the need for 541 new dwellings units over the next 10 years.  At an average of 5 units per acre 

for single family development, there would be the need for all of the existing vacant land in the 

City and 60 acres of land beyond the vacant land considered reasonably available for 

development to accommodate this number of homes. 

As the applicant’s narrative notes, the Comprehensive Plan, in Table 6-10, projected the need 

for an addition 174 units of multi-family housing between 2010 and 2030.  Since that time there 

have been only four units of multi-family housing constructed.  The sole vacant parcel in the 

City Limits zoned High Density Residential has the capacity for 50 to 60 units.  Policy HO-1 in 
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the Comprehensive Plan is to encourage development of housing that meets the needs of all 

income groups.  One of the implementation actions for this policy is to assure that an adequate 

supply of land in all residential zones.  At present there is only one vacant parcel zoned High 

Density Residential.  Without zoning newly annexed land as HD or rezoning other land already 

in the City to HD, there would not be adequate land available to meet the projected need for 

multi-family housing. 

In reviewing an application for a Comprehensive Plan Amendment, the Planning Commission 

must find the application is compliant with the Statewide Planning Goals.  Pertinent to this 

application are Statewide Land Use Goals 5, 7, 9, and 10.  Goal 5 is to protect natural resources 

and conserve scenic and historic areas and open spaces.  There are no “Goal 5 Resources” 

identified in the Comprehensive Plan on or adjacent to the subject property.  Goal 7 is to protect 

people and property from natural hazards.  There are no natural hazards identified on or adjacent 

to the subject property.  Goal 9 is to provide adequate opportunities throughout the state for a 

variety of economic activities vital to the health, welfare, and prosperity of Oregon's citizens.  

Amendment of the Comprehensive Plan Map designation to Residential would potentially 

decrease the amount of land available for employment opportunities.  However, the 

Comprehensive Plan noted that there were 23 vacant lots zoned commercial with a total area of 

19 acres in the City.  There are currently 22 vacant commercially zoned parcels with a total area 

of 28 acres.  Two of these parcels have received site plan approval for development, accounting 

for 9 acres, but the building permits have not yet been issued. The reduction of 5 acres of 

commercial land will have no noticeable impact on the overall availability of land to promote 

economic activity.  Goal 10 is to provide for the housing needs of the citizens of the state.  The 

proposed amendment would provide for additional opportunities for the construction of multi-

family housing. 

One of the criterion for approval of the Comprehensive Plan amendment is that the current map 

provides more than the projected need for lands in the existing land use designation.  This 

application proposes changing from Commercial to Residential.  There is a total of 147 acres of 

land in the UGB currently designated as Commercial.  The Comprehensive Plan was drafted 

before the annexation and Comprehensive Plan Map amendment of the Hillyer Ford property on 

Golf Lane.  The Comprehensive Plan indicates that there were 6 buildable acres of land inside 

the UGB, and outside of the City Limits designated as commercial.  Since that time, there have 

been about 8 acres of land annexed and designated Commercial.  Currently, there are 18 acres of 

land inside the UGB and outside the City designated as Commercial.  There are currently 32 

acres of vacant land designated Commercial within the City Limits.  Since adoption of the 

Comprehensive Plan in 2013 there have been five new commercial buildings constructed.  One 

was a new building in a shopping center complex.  The other four new buildings were on a 

combined total of 3.7 acres of land. 

RECOMMENDATION 

The staff recommendation is to forward the applications for annexation and comprehensive plan 

map amendment to the City Council with a recommendation for approval. 

Further, staff recommends approval of the partitioning application, contingent on final enactment of 

the annexation and comprehensive plan amendment and with several conditions.     

A draft order is attached that reflects the findings, recommended conclusions and conditions of 

approval.  There may be testimony at the public hearing that requires the draft order be modified to 

reflect that testimony. 
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OPTIONS AND SUGGESTED MOTIONS 

Staff has provided the Planning Commission with a number of options, each with an appropriate 

motion.  The Planning Department recommends the first option. 

1. Recommend approval of the annexation and comprehensive plan map amendment and 

approve the partitioning application with conditions, adopting the draft order as 

presented. 

I move the Stayton Planning Commission recommend approval of the applications for 

annexation and comprehensive plan map amendment, and approve the application for 

partitioning of Stealth Development LLC (Land Use File #5-04/20) and adopt the draft order 

presented by Staff.  

2. Recommend approval of the annexation and comprehensive plan map amendment and 

approve the partitioning application with conditions, adopting modifications to the draft 

order. 

I move the Stayton Planning Commission recommend approval of the applications for 

annexation, comprehensive plan map amendment, and approve the application for site plan 

review approval of Stealth Development LLC (Land Use File #5-04/20) and adopt the draft 

order with the following changes...  

3. Recommend approval of the annexation and comprehensive plan map amendment and 

approve the partitioning application with conditions, directing staff to modify the draft 

order. 

I move the Stayton Planning Commission recommend approval of the applications for 

annexation, comprehensive plan map amendment, and approve the application for site plan 

review approval of Stealth Development LLC (Land Use File #5-04/20) and direct staff to 

modify the draft order to reflect the Planning Commission’s discussion and bring a revised draft 

order for Planning Commission approval at the July 27, 2020 meeting.  

4. Recommend denial of the applications for annexation and/or comprehensive plan 

amendment, directing Staff to develop the findings and conclusions to justify that decision. 

I move that the Stayton Planning Commission recommend denial of the application for 

annexation (and/or) comprehensive plan amendment of Stealth Development LLC (Land Use 

File #5-04/20) and direct staff to modify the draft order to reflect the Planning Commission’s 

discussion and bring a revised draft order for Planning Commission approval at the July 27, 

2020 meeting.  

5. Continue the hearing until July 27, 2020. 

I move the Stayton Planning Commission continue the public hearing on the applications for 

annexation, comprehensive plan map amendment, and partitioning approval of Stealth 

Development LLC (Land Use File #5-04/20) until July 27, 2020.  

6. Close the hearing but keep the record open for submission of written testimony. 

I move the Stayton Planning Commission close the hearing on the applications for annexation, 

comprehensive plan amendment, and partitioning approval of Stealth Development LLC (Land 

Use File #5-04/20) but maintain the record open to submissions by the applicant until July 13, 

allowing 7 days for review and rebuttal and then an additional 7 days for the applicant to reply, 

with final closure of the record on July 27, 2020.  
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7. Close the hearing and record, and continue the deliberation to the next meeting. 

I move the Stayton Planning Commission continue the deliberation on the applications for 

annexation and preliminary subdivision approval of Stealth Development LLC (Land Use File 

#5-04/20) until July 27, 2020. 
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